NORTHERN VIRGINIA COMMUNITY HOSPITAL,.LLC
SPECIAL EXCEPTION APPLICATION SPEX 2008-0028
STATEMENT OF JUSTIFICATION

SEPTEMBER 3, 2008

I. - INTRODUCTION

Women’s Hospital Indianapolis; L.P. (“HCA™), the owner of approximately 57.7 acres of
land within Sections 100/102 of the planned community of Broadiands and the former Fallen
Willow Farm property (collectively, the “Property™), along with an affiliated entity, Northern
Virginia Community Hospital, LL.C. (*"NVCH”) (collectively, the “Applicant™), request
approval of a Special Exception application (“SPEX”™) to construct a general hospital of up to
164 beds and medical care facilities (outpatient only), all in the planned community of
Broadlands (the “Broadlands Regional Medical Center” or “BRMC”). The BRMC will be
located on an easily accessible site that is part of a regional business park planned for more than
2.5 million square feet of commercial development. This new hospital will consolidate the
services offered at two older hospitals ~ Northern Virginia Community Hospital in Arlington
County and Dominion Hospital in Falls Church — into a single, new facility in fast-growing
Loudoun County. :

Broadlands Regional Medical Center will be located contiguous to the critical east-west
corridor of the Dulles Greenway and north-south connection of Belmont Ridge Road (Route
659). When completed, BRMC and the associated medical office building will generate

approximately $100 million in local taxes for Loudoun County during construction and its first
20 years in operation,

The proposed hospital and related facilities are consistent with the guidance and
standards set forth in the Revised General Plan and the standards of the Revised 1993 Loudoun
County Zoning Ordinance. Accordingly, the Applicant respectfully requests the support of the

County Staff and Planning Commission and approval of the SPEX application by the Board of
Supervisors.

1I. HISTORY OF THE BROADLANDS PLANNED COMMUNITY

The planned community of Broadlands was created in the mid-1980s through a series of
zoning approvals by Loudoun County, but was substantially redesigned in the mid-1990s with
the adoption of ZMAP 1995-0003 and ZCPA 1995-0005. As part of the community redesign,
Broadlands Associates, the developer, created a new Concept Plan and Proffers that established
the location, intensity and mix of development throughout the approximately 1,500 acre site, as

well as the public improvements and community features to be constructed as part of the phased
development.
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A. CONCEPT PLAN AND PROFFERS

The Concept Plan divided the Broadlands community into sections that included portions
of the subject Property and established the type, mix and intensity of uses for each section,
consistent with the accompanying Proffers. The Concept Plan and Proffers also established caps
on the number of dwelling units that could be constructed in Broadlands and capped the
percentage of commercial development permitted in Broadlands, including office uses, mixed
use (office and retail) and neighborhood retail.

In 1997, Broadlands Associates filed applications with Loudoun County to amend the
Concept Plan and Proffers (ZCPA 1997-0004), which the Board of Supervisors approved on
January 20, 1999. The Concept Plan and Proffer amendments modified the location and
obligations for various public improvements that were to be constructed as part of the
Broadlands development, including parks and recreation facilities, a library, mental health
facilities and fire and rescue facilities.

Both the Broadlands Concept Plan and the Revised General Plan designate Sections
100/102 of Broadlands for Office/Business uses. Thus, the Property is appropriately planned to
permit development of commercial uses, including a hospital, outpatient medical care facilities
and associated uses. Because, however, the portion of the Property covered by the Broadlands
Concept Plan is proposed to be developed with parking and other, secondary uses associated
with the proposed hospital and outpatient facilities, the Applicant also is requesting, in. addition
to the SPEX application, a Zoning Concept Plan Amendment (“ZCPA™) to clarify that the

Property and uses are to be developed under a unified plan of development with shared facilities
and development standards.

B. ZONING PURSUANT T0O REVISED 1993 ZONING ORDINANCE

Beyond the Concept Plan and Proffers, the Broadlands portion of the Property currently
is zoned PD-H3, but administered as Planned Development-Officé Park (“PD-OP”) under the
Revised 1993 Zoning Ordinance. The Fallen Willow Farm portion of the Property is zoned PD-
OP under the Revised 1993 Zoning Ordinance. The Property, therefore, is split-zoned PD-
H3/PD-OP and PD-OP under the Revised 1993 Zoning Ordinance,

- Under the PD-OP district, hospitals and outpatient medical care facilities axe permitted by
Special Exception granted by the Board of Supervisors. Therefore, although the hospital and
outpatient facilities are not located specifically on the portion of the Property governed by the
Broadlands Concept Plan, they are permitted via Special Exception as associated and accessory

uses on the adjacent PD-OP property under a unified plan of development, as they would be
were the Property not subject to two zoning ordinances.

Il INCORPORATION OF FALLEN WILLOW FARM PROPERTY INTO BROADLANDS
COMMERCIAL LAND BAYS

In the late 1990s, Broadlands Associates purchased several outparcels of land along
Route 659 south of the Dulles Greenway and adjacent to the Broadlands commercial land bays
of Sections 100, 102 and 104 (the “Fallen Willow Farm property”™) and secured a rezoning from
Loudoun County to permit development of office uses under the PD-OP standards and
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incorporate the Fallen Willow Farm property into the Broadlands community. With the approval
of ZMAP 1999-0009, development of the Fallen Willow Farm property was coordinated with
(but not tied to) the development of the balance of the Broadlands commercial land bays
(Sections 100, 102, 104, 106 and 108), albeit with a separate and independent set of Proffers, and
a Conceptual Development Plan (“CDP”) showing access points, building setbacks and future
rights-of-way for road improvements for the Fallen Willow Farm property.

Hospitals and outpatient medical care facilities are permitted by Special Exception in the
PD-OP zoning district, supplemented by Section 5-610 of the Revised 1993 Ordinance, at an
FAR of up to .40. Thus, the Property is zoned to permit development of a hospital and
associated uses upon approval of a Special Exception application by the Board of Supervisors.
Medical office buildings are considered a “by-right” use under the PD-OP district regulations.

To clarify the permitted uses on the Fallen Willow Farm portion of the Property and
ensure the Property develops under a unified plan of development, the Applicant is pursuing a
ZCPA application to amend the CDP for the Fallen Willow Farm property. The ZCPA would
confirm the establishment of a hospital and outpatient medical care facilities on the Fallen
Willow Farm property subject to a unified plan of development, and permit development of the

Fallen Willow Farm property to exceed (.40 FAR, provided the Property’s overall development
did not exceed 0.40 FAR.

IV. PROPOSED BROADLANDS REGIONAL MEDICAL CENTER

On March 10, 2004, and again in May 2005, Virginia’s State Health Commissioner
approved a Certificate of Public Need (“COPN™) for the construction of the BRMC, including
164 hospital beds, subject to certain conditions, on the Property. The COPN approved by the

Health Commissioner specifically approves the Broadlands location and the services proposed
by the Applicant.

Pursuant to this COPN, the Applicant proposes to construct, in phases, an approximately
392,000-square-foot general hospital on the Property, along with up to two (2) outpatient
medical care facilities of up to a total 400,000 square feet. The Applicant reserves the right to
construct fewer than 400,000 square feet of outpatient medical care facilities, and to construct
medical office and other permitted uses in lieu of outpatient medical care facilities, consistent
with the applicable concept plans.

Subject to approval of the requested zoning applications, the hospital is expected to open
for service in the first quarter of 2011. The Applicant is requesting SPEX approval for up to 164
beds. No additional beds will be constructed above the 164 beds authorized by the COPN
without the approval of State Health Commissioner or amendment to this SPEX,

BRMC will be a modern medical facility with a lower level, an entryway plaza level, and
up to five (5) stories above the plaza level, for a total of seven (7) levels. The hospital likely
would be built in phases. One by right (1) medical office building is planned as part of the initial
phase, with the potential to construct a second medical office building (along with a second
parking structure) in the future. These two (2) office buildings are expected to contain
approximately 200,000 square feet each. As part of the companion special exception application,
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the Applicant proposes to include up to 400,000 square feet of outpatient medical care facilities
within the square footage of the hospital and/or the by-right medical office buildings.

A backup power generation facility, powered by diesel fuel, also is included with the

SPEX application. This use is accessory to the primary medical uses and permitted by Special
Exception under both zoning ordinances.

A. - HOSPITAL SERVICES, CHARITY CARE AND PARINERSHIP WITH LOUDOUN
COMMUNITY

Within the hospital itself, BRMC is planned to have a mix of medical/surgical beds, ICU
beds, obstetric/pediatric beds, mental health beds and other critical services. The
medical/surgical beds will be entirely private rooms. The planned mental health services include
inpatient child and adolescent psychiatric services, outpatient psychiatric consultation, and
partial/day hospitalization. The child and adolescent patient rooms will all be semi-private.

The array of services to be offered at BRMC expand upon the basic services currently
offered by Inova Loudoun Hospital Center that. are so overburdened by the area’s population
growth (ICU, telemetry, medical and surgical beds, surgery and emergency services, labor and
delivery services, etc.). In the future, BRMC will be responsive to the omemEm needs of the
population and grow with the community over time.

1. EMERGENCY SERVICES AND DISASTER RESPONSE

The Emergency Department will include equipment and experienced staff specifically
designed for pediatric emergencies and vehicle accident patients. BRMC also will employ
emergency personnel specifically trained and retained to serve the needs of pediatric emergency
patients. In addition, due to its location along the heavily traveled western arteries, BRMC will

focus on equipping its Emergency Department with the appropriate staff and equipment to
handle vehicle accidents.

In recognition of its proximity to Dulles Airport, and with heightened concerns about
disaster response, bio-terrorism or similar threats caused by weapons of mass destruction, the
Emergency Department at BRMC will be equipped with advanced decontamination and personal
protective equipment for first responders. One floor of the BRMC will be equipped to permit
isolation of affected patients as necessary and warranted. This hospital will participate with the
Northern Virginia Emergency Coalition Group in ensuring a community-wide disaster response.
As a central emergency resource for the main international airport of the nation’s capital, it is
essential that BRMC have adequate capacity to support security and safety at Dulles.

2. CHARITY CARE

The BRMC will have a policy to provide medical services to those who cannot afford
them, just as its sister facility, Reston Hospital Center, already does. For example, for those
persons with annual incomes of up to 200 percent of the federal poverty level who lack third
party insurance or coverage, the BRMC will fully discount the patient’s medical charges.
Similarly, BRMC will charge a sliding scale to patients with annual incomes between 200 and
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400 percent of poverty and who lack third party insurance or coverage. This charity care policy
is the most generous for hospitals in Northern Virginia.

BRMC also will accept Medicare and Medicaid patients and participate in Unicare,
Virginia’s Medicaid HMO product. In addition to Medicare and Medicaid patients, BRMC will
accept patients from approximately 15-20 different private insurance plans.

B. POPULATION GROWTH AND THE NEED FOR A HOSPITAL IN THE ASHBURN AREA
OF LoupouN COUNTY

The Loudoun County Department of Economic Development estimates that the County’s
population will exceed 300,000 residents by 2010, which would be more than sufficient to
support the existence of a new hospital in the Ashburn area of Loudoun County. Currently, the
average ratio of general acute care hospital beds per 1,000 residents in Planning District 8
(Northern Virginia) is 1.34 beds per 1,000. By contrast, Loudoun County has a ratio of 0.56
beds per 1,000, well below the average number of beds available for residents elsewhere in the
Planning District and for Virginians elsewhere in the Commonwealth. Loudoun County cannot
only support a new hospital in Ashburn — Loudoun County needs another hospital in Ashburn,

Moreover, through a series of revisions to the County’s General Plan, the Board of
Supervisors adopted policies that direct the overwhelming majority of future population growth
within Loudoun County to the eastern Suburban Area, specifically in the area surrounding the
Property for which the BRMC is proposed. Indeed, the Board of Supervisors has rejected
several proposed amendments to the Revised General Plan that sought to increase substantially
the number of homes located along Route 50 in the Transition Policy Area. As a result,
immediate population growth in the County has been channeled to the Suburban Policy Area
generally east of Route 659 and north of Route 50, away from the Transition and Rural Policy
Areas, thereby making the Ashburn area and the Dulles Greenway corridor the most logical
location, as recognized by the State Health Commissioner, in which to site a new hospital.

C. SITE DESIGN AND ACCESS

The Property on which the hospital is to be built is bounded by Belmont Ridge Road to
the west, the Dulles Greenway to the north, Broadlands Boulevard to the south and the
Broadlands Stream Valley Park to the east. This location at the intersection of the Greenway and
Route 659 provides the easiest access to services for eastern and western Loudoun County
residents. The Greenway, a 16-mile, state-of-the-art four- and six-lane divided highway,
provides an east-west connection from Leesburg to the Dulles Toll Road and Route 28 in
adjacent Fairfax County, parallel to the severely congested Route 7. Route 659, coupled with the
completion of the north-south Claiborne Parkway and the Loudoun County Parkway just east of
the site, all provide other important transportation connections. In short, BRMC will be at the

center of the transportation axis of the most rapidly growing population base within Northern
Virginia.

Primary access to the proposed hospital would be provided via Broadlands Boulevard at
its intersection with the existing Glebe View Drive; secondary access would be provided from an
internal private road constructed within the Broadlands commercial land bay to serve the
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Loudoun County School Board Administration building and other uses located east of the
Property. The Applicant also requests approval for a right-in/right-out (and median break for

ambulances only) along Route 659 near its intersection with Broadlands Boulevard to permit
direct access to the BRMC Emergency Department.

The Applicant expects to provide a combination of structured and surface parking,
constructed in phases, as part of the hospital campus. The use of structured parking on site,
which is rare in Loudoun County at this point in time, permits the Applicant to make more
efficient use of the Property, create substantial open space areas and provide adequate parking
for hospital employees, patients and visitors. The initial parking structure in the front portion of
the hospital will be constructed concurrent with the hospital and first medical office/outpatient
facility. The second parking structure will be constructed concurrent with the second medical
office/outpatient facility, located on the southeast portion of the Property. The Applicant will
comply with the parking requirements of the Revised 1993 Zoning Ordinance upon the
completion of each phase of development.

Substantial landscape berms and buffers will be provided along Broadlands Boulevard
and Route 659/Belmont Ridge Road to help screen the hospital campus from adjacent residential
uses. The Applicant has designed BRMC to comply with the setback, landscaping, buffering and
transportation requirements of the Broadlands Proffers, the Fallen Willow Farm Proffers and the
Revised 1993 Zoning Ordinance, subject to the requested ZMODs.

The BRMC will be provided with public utilities (potable and fire protection water,
sanitary sewer, natural gas, telephone, cable, fiber optic, solid waste services, electrical).
Utilities are either existing and/or will be extended to the site. The existence of public water and
sewer to serve hospitals is a requirement of the Zoning Ordinance and the State Medical
Facilities Plan. The Applicant also expects to construct emergency fuel storage tank(s) and
back-up generators on site in order to maintain critical hospital services during periods of
electrical failure, inclement weather and similar emergencies.

Architectural designs and building materials are compatible with the surrounding
neighborhood. A rendering of the proposed hospital and medical office building is included in
the SPEX plat submitted with this application. The Applicant expects to construct a monument
sign at the entrance from Broadlands Boulevard and the entrance from the private road, along

émmp&_donobm_&mummombagz&um-aosaoammmumooummwﬁoaéwﬁrmwwzomgmNoawm
Ordinance provisions. :

D. TRANSPORTATION IMPROVEMENTS AND NETWORK CAPACITY

The Broadlands and Fallen Willow Farm Proffers include a long list of transportation-
related improvements that are to be constructed or partially funded as part of the development of
the Broadlands community. Assuming these improvements are constructed as set forth in the
Proffers, the surrounding road network is planned to and will be more than sufficient to handle
the traffic resulting from the development of the BRMC.

In fact, the proposed hospital will generate fewer AM Peak, PM Peak and total daily trips
than would the underlying approved office uses permitted by the PD-OP zoning designation. An
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analysis of the transportation impacts of the proposed BRMC is provided under separate cover.

V. CONCILUSION

The SPEX mﬁﬁ:‘ommou is consistent with the guidance and standards set forth in the
Revised General Plan and the standards of the Revised 1993 Loudoun County Zoning Ordinance
and applicable Proffers. Accordingly, the Applicant respectfully requests the support of the

County Staff and Planning Commission and approval of the SPEX and ZMODs by the Board of
Supervisors.

353390 v5/IRE
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GODWARD KRONISH

Mark C. Locney
(703) 456-8652
miconey@cocley.com

September 3, 2008

Van Armstrong, Program Manager
Loudoun County Planning Department
1 Harrison Street, SE, 3rd Floor

P.O. Box 7000

Leesburg, VA 20177-7000

RE: Responses to Referral Comments - Broadlands mmmmo_._m_ Medical Center, SPEX 2008-
0028, ZCPA 2008-0001, and ZCPA 2008-0002

Dear Van:

On behalf of Women's Hospital Indianapolis, L.P., and Northern Virginia Community Hospital,
LLC, (collectively, the “Applicant”), the Applicant in the above-referenced applications, 1 write to
provide responses to the County’s second set of Staff and agency review comments on the
proposed Broadlands Regional Medical Center. Summaries of Staff comments on outstanding
issues are noted in italics, where applicable, and followed by the Applicant's responses. The
revised plans, proffers, conditions of approval and requested zoning modifications are included

with this submittal.
OFFICE OF TRANSPORTATION SERVICES
4. Status of traffic signal at Truro Parish Drive and Route 659.

The Applicant has added language to its proffers to include the construction of a traffic
signal, if warranted and approved by VDOT, at the subject intersection. This should resolve the
Staff's issues on this topic.

| 6. Trail along Broadiands Boulevard should be ten feet (10°) per County standards.

The ftrail along Broadlands Boulevard has been substantially constructed and is
generally eight feet (8') in width per County standards when constructed. The Applicant
contends the existing trail is sufficient for its intended purposes.

8. Include an escalator clause in the traffic calming coniribution amount. .

The Applicant has proposed modifications to the draft Conditions of Approval to include
an escalator clause, as requested.

ENVIRONMENTAL REVIEW TEAM

1. No written comments provided.

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: (703) 456-8000 F: (703) 456-8100 WWW.COOLEY.COM
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GODWARD KRONISH

Van Armstrong, Program Manager
September 3, 2008
Page Two )
In response {o verbal comments received in a mesting with ERT Staff on August 28,

moom.5m>nn_8m3:mmv3uomma_.msm_o:mﬁoﬁ:mOo:am_o:moﬁbun_.gm_Homaawmmmﬁ:m
following: :

a. Retain, if possible, the two specimen trees (irees 3 & 4) located in the
general area in which the Applicant intends to install one of two enhanced extended-

detention basins to improve storm water quality leaving the Property and reduce the rate of
discharge of storm runoff into adjacent channels;

b. Require the use of low-flow toilets, sinks and showers in certain areas of
the hospital to increase water efficiency; and

C. Require the engagement of an energy management consuitant or similar
professional to assist in the design of the hospital and identify potential energy-efficiency
measures that can be incorporated into the hospital's design.

ZONING

The Applicant has revised its plans, proffers and conditions to address the Zoning Staff's
comments, including the addition of a Zoning Modification (“ZMOD") request for ZCPA 2008-
0001 concerning building heights at the edges of a PD-H boundary. The Applicant also deleted
a proposed ZMOD for ZCPA 2008-0002 concerning access to public streets.

| trust that these responses adequately address the Staff's comments. Please let me know if
you have questions or need additional information. Thanks.

Sincerely,

Mark C. L.oo

. 376323 vi/RE
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MEMORANDUM PLANNING DEPARTMENT |

TO: Van Armstrong

FROM: Molly M. Novotny

DATE: August 8, 2008

RE: Applications SPEX 2008-0028, ZCPA 2008-0001 and ZCPA 2008-0002
Van:

On behalf of Women'’s Hospital Indianapolis, L.P., and Northern Virginia Community Hospital,
LLC, (collectively, the “Applicant"), the Applicant in SPEX 2008-0028, ZCPA 2008-0001 and
ZCPA 2008-0002, we are pleased to provide the following documents that have been revised to
address staff comments:

1. The Response to Referral Comments letter for the SPEX 2008-0028, ZCPA 2008-0001 and
ZCPA 2008-0002;

2. A revised Proffer Statement for the Fallen Willow Farm property, with the Zoning Ordinance
Modification Requests attached and a redlined version to show the changes;

3. A revised Proffer Statement for the Broadlands 100/102 property, with the Zoning Ordinance
Modification Requests attached and a redlined version to show the changes;

4. The revised Development Conditions for the SPEX 2008-0028 and a redlined version to show
the changes;

5. Eight plan sets of each application;
6. Four copies of the revised Traffic Impact Analysis.

Should you have any questions, please don’t hesitate to call or e-mail me. | can be reached at
703-456-8105 or mnovotny@cooley.com.

373808 v1/RE

CONFIDENTIALITY NOTE: This mernorandum and the informafion it contains are intended to be a 1
confidential communication only {o the person or enlity to whom it is addressed. If you have received this
information in error, please nofify us by telephone and retum this eriginal 1o this office by malil,
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PLANNING DEPARTMENT

August 8, 2008

Van Armstrong, Program Manager
Loudoun County Planning Department
1 Harrison Street, SE, 3rd Floor

P.O. Box 7000

Leesburg, VA 20177-7000

RE: Responses to Referral Comments - Broadlands Regional Medical Center, SPEX 2008-
0028, ZCPA 2003-0001, and ZCPA 2008-0002

Dear Van:

On behalf of Women's Hospital indianapolis, L.P., and Northern Virginia Community Hospital,
LLC, (collectively, the “Applicant”), the Applicant in the above referenced applications, 1 write to
provide responses to the County's initial Staff and agency review comments on the proposed
Broadlands Regional Medical Center. Staff comments are noted in italics and followed by the
Applicant's responses. The revised plans, proffers, conditions of approval and requested
zoning modifications are included with this submittal.

DEPARTMENT OF TRANSPORTATION (VDOT)

Please see Attachment A to this letter, which was prepared by Gorove/Slade Associates,
Inc., for responses to VDOT’s comments.

DIVISION OF ENVIRONMENTAL HEALTH

1. The Health Department recommends approval of this application. However, no further
approvals will be forthcoming until the existing sanitary facilities are abandoned as was
noted in an earlier referral (July 7, 2005) for road easements.

Comment noted.
ENVIRONMENTAL REVIEW TEAM ARCHAEOLOGIST
1. Staff concurs with the m:o....:@ of the Phase | and Phase Il archaeological reports for the
subject property prepared by Engineering Science in 1994 and the Phase [ report prepared
by Thunderbird Archeological Associates in 2002 m:Q agrees that no further archaeologicaf
work is warranted for the subject property.

Comment noted and appreciated.

ENVIRONMENTAL REVIEW TEAM

ONE FREEDCM SGUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: (703) 456-8000 £: (703] 456-8100 WWW.COOLEY.COM
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GODWARD KRONISH

Van Armsirong, Program Manager
August 8, 2008
Page Two

1. Provide a note(s) on Sheet 1 describing the jurisdictional determination and wetland
permit status for the subject property. The note(s) should be an updated version of nofes K
and J on the Environmental and Cultural Resource Existing Conditions Plat, dated October
2002, provided with the. initial special exception application submiftal materials.

The Applicant's plans have been revised to address this comment.

2. Staff encourages preservation of jurisdictional waters and wetlands on site due to the
water quality and ecological benefits they provide. The proposed layout will result in
impacts to the majority of the jurisdictional waters and wetlands present on site. Staff
recommends that the layout be revised to avoid and minimize impacts, consistent with River
and Stream Corridor Resource Policies 1 and 11 in Chapter 5 of the Revised General Plan
(RGP) (Pages 5-6 and 5-9).

Wetlands impacts have been permitted by the U.S. Army Corps of Engineers (“Corps”)
and Virginia Department of Environmental Quality (‘DEQ"). These permits have been
modified numerous times. The latest Corps permit is dated April 8, 2003 {97-B0546) and

the latest DEQ individual Virginia water protection permit is dated May 23, 2003 (94-
1178).

The prior owner of the subject Property secured these permits in anticipation of the
Property’s development irrespective of the proposed use and design, and the permits
substantially predate the filing of this application. Moreover, mitigation of the wetlands
impacts already has been completed or purchased offsite in accordance with the
permits. Thus, the Applicant's design of the proposed development is consistent with
the wetlands permits and the completed mitigation.

3. Staff emphasizes the importance of mitigating wetland and stream impacts close fo the
impact area to help maintain water qualily and flood protection functions, as well as habitat.
As such, for any necessary mitigation, staff recommends a condition of approval prioritizing
mitigation as follows: 1) onsite, 2} within the Broad Run Watershed within the same Planning
Policy Area, 3} within the Broad Run Watershed outside the Planning Policy Area, and 4)
Loudoun County, subject to approval by the U.S. Army Corps of Engineers (“Corps”) and the
Virginia Department of Environmental Quality ("DEQ”). This approach is consistent with
Policy 23 on Page 5-11 of the RGP which states that "the County will support the federal
goal of no net loss fo wetlands in the County.” Furthermore, the County's strafegy is to
protect its existing green infrastructure elements and fo recapture elements where possible
[RGPF, Page 6-8, Green Infrastructure Text].

Please see the preceding answer.

4. To facilitate staff's review, please depict the extent of forest cover types and specimen
tree locations on a plan sheet with the proposed development layout,

The Applicant submitted with its applications an existing conditions plan that shows the
locations and types of existing vegetation and specimen trees on the Property. Given

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: (703) 456-8C00 F: (703} 454-8100 WWW.COOLEY.COM
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GODWARD KRONISH

Van Armstrong, Program Manager
August 8, 2008
Page Three

the size of the subject Property, the expanse of existing vegetation and the complexity of
the Applicant's design, overlaying the existing conditions plan on the proposed plan of
development is likely to produce an illegible graphic that offers little new or different
information.

The Applicant has, however, identified on the plat for SPEX 2008-0028 the approximate
locations of specimen trees on the Property. As the plans indicate, most specimen trees
will be removed as part of the Applicant’s development. The Applicant has identified two
trees located at the eastern edge of the Property that it may be able to retain as part of
the proposed development, but, as set forth in the response to comment #7 below, such

trees are located in the same area in which the Applicant plans to install enhanced
stormwater management features to improve storm runoff and water quality., Whether
these trees can be retained and not confiict with the enhanced stormwater Bm:m@mam:ﬁ
facilities will be determined as part of site plan approval.

5. The best tree cover, which consists of mixed hardwoods, is located in the central portion
of the property and will be eliminated as part of the development proposal. The application
includes two (2) tree save areas along Broadlands Boulevard that consist of less desirable
species such as Virginia pine. During the site visit it was noted that numerous Virginia pine
trees had already fallen or were leaning, which is due to the species’ susceptibility to
windthrow (see attached Photo 1). Staff is concerned that once frees around the proposed
free save areas are removed, frees will be further exposed and windthrow will be
accelerated, resulting in unattractive free save areas. As such, staff recommends that the
applicant commit to the following:
= Within the proposed tree save areas, remove frees with high susceptibifity to
windthrow, based on recommendations from a certified arborist.
= To provide a screening component, supplement the remaining trees (wind firm trees)
within the tree save areas with 6-foot evergreen frees at a minimum density of 250
trees per acre (approximately a 13-foot by 13-foot spacing). .
»  Reforest the area between the internal loop road and the western free save area
using 3-gallon containerized native deciduous plant material, at a minimum density of
220 trees per acre (approximately a 14-foot by 14-foot spacing). It is staffs
understanding that tree preservation was not considered in this area due fo the
grading required for construction of the loop road. Once grading is completed, staff
believes that the area provides an excellent opportunity to recapture deciduous
vegetation that will be eliminated with this application.
= Provide a free conservation/reforestation plan to the County for review and approval
prior to first site pfan approval.

The Applicant has situated the hospital and related facilities on the Property so as to
provide substantial distance and buffers between the buildings and the residences

located across Broadlands Boulevard. The designated Tree Conservation Areas, as

shown on the special exception plat, are intended to help screen the buildings from view,
while preserving as much natural vegetation as possible given the substantial grading
needed to address the Property’s undulating topography.

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5654 T. (703} 454-8000 F: (703) 456-8100 WWW.COOLEY.COM
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GODWARD KRONISH

Van Armstrong, Program Manager )
August 8, 2008
Page Four

In response to the Staff's comments, the Applicant has revised the proposed conditions
of approval to require the Applicant to employ a professional forester or certified arborist
to (a) assist in the establishment of the Tree Conservation Areas, including
recommendations for the removal of trees susceptible to windthrow or that are dead,
dying or diseased, (b) develop plans for supplemental landscaping within the Tree
Conservation Areas, and (c) develop plans for new landscaping to reforest the
southwest corner of the Property between the internal loop road and the southwest Tree
Conservation Area. The Applicant will submit the arborist's recommendations to the
County for review and approval as part of its landscape plans for the proposed medical
campus.

6. Staff recommends adjusting the fayout fo accommodate specimen tree preservation. For
example, preservation of specimen trees 6, 7, and 8, which are mature white oak trees with
diameter at breast height (DBH) ranging from 27 to 34 inches, becomes possible if the
proposed parking is shifted farther northeast. The parking alignment should also account
for the preservation of specimen trees 3 and 4, which are Southern Red Oak with a 27.5-
inch DBH and swamp white oak with a 28.3-inch DBH, respectively. Some of the specimen
trees described above can be seen in attached photos 2 and 3. Preservation of other
specimen frees should also be considered. Staff believes that preserving specimen trees
will be an asset to the medical campus.

Because of the substantial amount of grading required to create a level site for
development of the Property, the Applicant is unable to save trees 6-8, as requested by
Staff. As the Staff is aware, the Property slopes approximately 80 feet from Route 659
to the eastern end of the Property. In order to make the Property sufficiently level for
development, the Applicant must grade and fill the northeastern end of the Property,
thereby negatively impacting trees 6-8, irrespective of the layout of the hospital building.

The Applicant has examined the potential to save trees 3 and 4, as suggested by Staff,
but is unable to determine at this time whether it can be accomplished. As described in
the response to Comment #7 below, the most beneficial location at which to locate an
enhanced extended-detention facility is in the general location of frees 3 and 4, as it is
near the point at which storm runoff from the Property first is conveyed offsite into the
system leading to the regional ponds. ,

7. Staff requests information regarding how the proposed development will meet stormwater
management (SWM) quantity requirements in Chapter 5 of the Facilities Standards Manual
(FSM). During the site visit the following were noted: 1) several strefches of stream channel
downstream of the subject site have not been channelized to handle higher stormwater
runoff peak flows; and 2) the existing wet pond located east of the Loudoun County Public
Schools building does not have sediment forebays. These conditions suggest that the
applicant needs to account for stormwater quality and quantity on site to meef current FSM
and ordinance requirements.

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T. (703) 456-8000 F: (703} 456-8100 WWW.COOQLEY.COM

4134



noo_mv\

GUDWARD KRONISH

Van Armstrong, Program Z_m:m@mq
August 8, 2008
Page Five

Management of stormwater runoff from the Property is provided in the existing regional
pond located east- of the Property. The pond was designed and consiructed in
accordance with FSM standards to accommodate runoff from the subject Property as
well as runoff from other areas of Broadlands, the Loudoun County Public Schools’
building, Clyde's and even portions of Route 659, and was approved for such purpose
by Loudoun County. ,

Runoff from the subject Property principally will be routed via underground pipes located
beneath the roads, parking areas and plazas located on the school administration
building’s parcel and the Clyde's parcel located east of the Property. Small segments of
the conveyance system are located within above-grade channels located on the Clyde's
parcel and situated (a) between two parking lots and (b) near the entrance to the SWM
ponds. Both sets of channels are considered jurisdictional wetlands that cannot be
disturbed absent new wetlands permits, which are unlikely. They also are located on
Property not owned by the Applicant. As a result of these limitations, the Applicant
contends that further upgrades to omm_ﬁm channelized facilities are not practicable or
advisable.

In response fo the Staff's concerns, however, the Applicant has revised its plans to
include additional stormwater controls on the subject Property to provide a form of pre-
treatment (e.g., slow the rate of post-development discharge} before the runoff is
released into the offsite conveyance systems and, eventually, into the regional pond.
Specifically, the Applicant intends to install one or more enhanced extended-detention
basins or similar facilities in the eastern portion of the Property. The facilities will control
stormwater runoff from at least the one-year, 24-hour storm, as well as function as the
Low Impact Development (LID) feature for the proposed development, including
achieving a phosphorous removal efficiency of at least 50%, thereby also improving
water quality.

The proposed enhanced extended-detention faciiities will replace LID features previously
proposed for the Applicant's development, which did not achieve the same phosphorous
removal as this new facility will.

8. Proposed Special Exception Condition 2 requires fow impact development (LID) features
to be incorporated into the project at focations specified on the special exception plat. Staff
recommends that the condition be adjusted to specify that the selected LID measures must
achieve at least a 50 percent phosphorus removal efficiency as described in Table 2-3 in the
Virginia Stormwater Management Handbook and may not be a manufactured best
rmanagement practice (BMP).

Please see the response to Comment #7 above.

9. The last sentence in note 25 on Sheet 1 states that the applicant is not required to
substitute or replace LID measures that are removed as part of construction of the Phase 2
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parking structure. To ensure water quality protection, staff recommends that this sentence |
be removed or modified fo state that equivalent water quality treatment will be provided.

In accordance with the response to Comment #7 above, the Applicant has removed this
note. i

10. Staff acknowledges the provided list of green initiatives that were incorporated into the
Spotsyfvania Regional Medical Center project. Staff encourages a commitment in the
design of the proposed structures to meet Leadership in Energy and Environmental Design
(LEED) standards, as supported by the United States Green Building Council. With the
second submittal, please include a LEED for New Construction score sheef fo indicate
design commitments fo site sustainability, water efficiency, energy and atmosphere, indoor
air quality, efficient materials and resources use, and innovative design that will be
incorporated into this project.

LEED recognizes site sustainability, conservation of energy and water, and indoor air
quality, among other goals. The Revised General Plan also encourages these goals in the
General Water Policies supporting long-term water conservation (Policy 1, Page 2-20); the
Solid Waste Management Policies supporting waste reduction, reuse, and recycling (Policy
2, Page 2-23); and the Air Quality Policies supporting the creation of pedestrian and bicycle
facilities (Policy 1, Page 5-41). Furthermore, the County encourages project designs that
ensure long-term environmental and economic sustainability, as discussed in the Suburban
Policy Area, Land Use and Pattern Design text (Page 6-2). As of April 15, 2008, the Board
of Supervisors also endorsed LEED as the preferred green building rating system for
commercial construction and recommended the “COG Regional Green Standard” for private
development, as described on pages 11-12 of “Greening the Washington Metropolitan
Region’s Buift Environment”, available at hftp://www.mwcog.org/environment/greenbuilding/.

Staff has suggested that the LEED for New Construction program is the most relevant
LEED program for the Applicant’s proposed development. Staff may not be aware,
however, that the US Green Building Council (USGBC) is working toward a new LEED
certification specific to Health Care Fagilities, including hospitals. This program is in the

review and comment period and has not been formalized or released to the public in
official form.

Notably, many of the LEED checklist items, whether for New Construction or Health
Care Facilities, are specific to the hospital's interior space. Because the interior plans
for BRMC are not sufficiently developed to determine whether the standards are
applicable or achievable, the Applicant is unable to submit a detailed LEED checklist at
this stage in the review process. The Applicant continues fo review the USGBC's draft
program and also is analyzing the Green Guide for Health Care and the US Department
of Energy's EnergySmart Hospitals program to identify additional green initiatives it may
incorporate into the proposed development.
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- Additionally, it is important to note that, independent of the Applicant’s desire to
incorporate green-building initiatives into the development of the Property, the Certificate
of Public Need (COPN) for the proposed hospital includes a cap on hospital construction
costs that may impede the Applicant's ability to incorporate certain environmental
features or designs into its development. Unlike unregulated industries that principally
face only market restrictions on development costs, and which therefore may pursue
LEED certification more easily, hospitals are highly-regulated under Virginia's COPN
laws and regulations. Particular attention is paid to containing construction costs for new
facilities as a means of keeping health care costs to consumers as low as possible.
Accordingly, the COPN approved for BRMC mandates that its construction costs not
exceed a set amount, which in turn may have the unintended effect of precluding the
Applicant from achieving certain otherwise meritorious design objectives.

Further, there also are various health code-related requirements placed on hospitals that
may conflict with green-building standards. Among the potential areas of conflict are air
filtration system requirements, interior lighting requirements, etc. Reconciling these
potentially competing public policy goals is, in part, the reason that alternative green-
building programs focused principally on health care facilities are under development.
The Applicant will keep the Staff advised of its evaluation of the appiication of these
programs fo the proposed development.

OFFICE OF TRANSPORTATION SERVICES

1. Please document the status of the construction of Broadlands Boulevard fo its
intersection with Belmont Ridge Road.

This road segment is constructed up to the proposed intersection with Route 659 and,
pursuant to an agreement between the County and Broadlands Associates, LP, is
expected to be completed in late 2008 or early 2009 concurrent with the completion of
the widening of Route 659.

2. Please document the status of widening Belmont Ridge Road to four lanes between
Broadfands Boulevard and the Greenway.

Pursuant to an agreement between the County and Broadlands Associates, LP, this
road section is under construction and is expected fo be completed in late 2008 or early
2009,

3. Improvements to Route 659 are important to adequate transportation access to the
proposed medical campus. OTS’s reading of Proffer V.D.49 of ZCPA 2008-0001 is that the
applicant will provide a four-lane median divided expansion fo Route 659 befween
Broadlands Boufevard and Northstar Boulevard in Brambleton. Further, these
improvements will be constructed prior to the issuance of the first occupancy permit or its
equivalent for the first building constructed on the property. Please confirm the accuracy of
this proffer summary. This will be a substantial improvement over the current efforts to the
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“Route 659 Road . Ciub” to widen the road, since that effort would only extend between
Broadlands Boulevard and Truro Parish Drive.

, Staff's analysis of the Applicant's proffers is correct, although the Applicant also notes
that it proffered these improvements with the expectation that funds from the Route 659
Transportation fmprovement Fund (TIF), including all existing funds and all future
contributions to the fund, will be made available to the Applicant to assist in the
construction of the section of Route 659 between Broadlands Boulevard and Truro
Parish Drive. The Applicant’s principai focus is on the section south of Truro Parish
where currently no proffered funds are available or expected.

4. The TIA for this application demonstrates that traffic signals will need to be installed at the
Route 659/Broadlands Boulevard and Route 659/Truro Parish Drive infersections by 2011 to
serve this proposed development at adequate service levels. There are no existing proffers
specifically for these signals. The participation of the Medical Campus in the provisions of
these signals needs to be defined.

Pursuant to an agreement between the County and Broadiands Associates, LP, a traffic
signal is to be installed at the intersection of Broadlands Boulevard and Route 659
concurrent with the widening of Route 659 at that intersection. It is the Applicant's
understanding that design plans for the signal have been submitted to Loudoun County
for review and approval.

The TIA indicates that the need for a traffic signal at the intersection of Route 659 and
Trure Parish Drive is not generated by the Applicant’s proposed development; the need
for a traffic sighal results from background conditions and the heavy north-south traffic
using this important arterial. Because the Route 659 TIF was formed to address the
cumulative effects of development along Route 659 between Broadlands Boulevard and
Truro Parish Drive, the Applicant anticipates that TIF funds would be used te fund
installation of any needed traffic signal at that intersection.

5. The transportation conditions of SPEX 2008-0028 include the following and all are
appreciated: a multi-purpose trail along Broadlands Boulevard, a bus shelter, applicant
coordination with the County for transit marketing, an emergency enfrance fo the hospital.

Comment acknowledged.

6. Please identify connections between the Broadfands Boulevard trail and the sidewalk/trail
network in the Broadfands Community.

The Applicant's plans have been revised to highlight the 8-foot wide trail along
Broadiands Boulevard and the 5-foot wide sidewalk along Education Court.

7. Documentation on why the number of beds is a better variable for determining trip
generation from a hospital, rather than square footage, would be appreciated.
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The number of beds is a more appropriate variable to use compared to the square
footage of the hospital, as it is both more precise and can more accurately reflect the
number of employees, patients and visitors. - Many new hospitals have private rooms
rather than the shared rooms in older hospitals, thereby making the square footage
higher without changing the bed count, number of employees needed, and number of
visitors to the hospital. The square footage of hospitals may vary as well based on how
much mechanical/core, laboratory, and testing area there is. In addition, the “number of
beds” variable in the Institute of Transportation Engineers (ITE) Trip Generation, 7"
Edition, has a larger sample size for each time period, making the rate for calculating
and estimating vehicle trips more statistically reliable than the square footage variable.

If the 'square footage of the hospital is to be used, it should be net square footage. On
average, the net square footage of a hospital is approximately 60-65% of the gross floor
area. Using the net square footage in the trip generation calculations produces resulits
that are closer to.those when using the ‘number of beds' variable, reducing the
discrepancy in the results of the two variables.

For the reasons ahove, the Applicant maintains that using the number of beds variable
for the hospital land use in the Trip Generation manual is a more reliable way to estimate
the trips that will be generated by a new hospital.

8. The applicant should work together with the Broadlands Community and the County to

Em::?m:o:.ﬂp‘m_sg:amaoomﬁa,.:@_ﬂm%sacmm..e:“.o:Soc&%.moo:ﬁmmoocﬁséﬂﬁmﬂoﬁo
the hospital using focaf streets. :

The Applicant has agreed io contribute $200,000 to the County for traffic calming
measures. The money, which will be paid prior to the approval of the initial site plan for
the hospital, can be used by the County to install features designed to discourage cut-
through traffic. To better identify what local Broadlands’ roads are being used as cut-
through streets by vehicles accessing the Property, the Applicant has agreed to conduct
a traffic analysis, should the County request one in writing within three years of issuance
of the first occupancy permit. The Applicant's $200,000 contribution could be used by
the County to prepare construction plans and install local street fraffic caiming features
to minimize the cut-through traffic identified by the analysis.

LOUDOUN WATER

1. Loudoun Water has reviewed the referenced application and offers no objection to its
approval.

Comment acknowledged and appreciated.

DEPARTMENT OF PLANNING

1. The proposed Regional Medical Center in Broadlands is in conformance with the service
and location criteria of the Countywide Health Care Facilities Plan Policies given the
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regional nature of medical centers as specified in the County’s adopted land use policies for
health care facilities. . The location is central fo the population of the regional service area
and provides additional medical care service choices. The proposed location also provides
rapid access to western Loudoun. While County policy states that consideration should be
given for locating a full-service hospital near the Route 50 corridor, State and County
approvals are not in place to consider such an option at this time. Until improved access into
the Dulles South community is available, the regional function of a full-service hospital may
not be realized. Such improvements are underway and could increase the potential for a
hospital in the Route 50 corridor in the future. Approval of this facility would not preclude
consideration of other proposals for medical facilities in the Route 50 corridor, rmmm@:ﬁ or
other underserved areas.

The Applicant appreciates and agrees with the Planning Staff's assessment that the
applications conform with the Revised General Plan's (“RGP”) policies, including the
Health Care component. As the Staff notes, the planned BRMC is a regional facility that
was approved by the State Health Commissioner based on the health care needs of
Planning District 8, not just Loudoun County. The proposed location of BRMC improves
access to health care for thousands of Loudoun County residents, including residents
along Route 50, while also improving accessibility for patients who reside outside the
County.

Moreover, approval of the Applicant’'s plans for BRMC does not preclude other health
care providers from seeking COPN approval for additional health care facilities, including
hospitals, elsewhere in Loudoun County. Indeed, an affiliate of the Applicant has
submitted a COPN application to the State Health Commissioner to establish facilities
and services within a planned freestanding emergency department to be constructed on
property located on Route 50-near its intersection with existing Gum Spring Road.
Further, we understand that another national health care provider has announced plans
to construct a rehabilitation hospital along the Route 50 corridor. Together, these
proposals demonstrate that approval of BRMC does not in any way preclude the
submission of COPN applications to expand health care services in the Dulles South
area consistent with the RGP’s Health Care policies. To the contrary, the Applicant's
proposal for BRMC has led to fierce competition among providers to expand services
available to Loudoun County residents, a key goal of the Health Care CPAM, particularly
in areas that are or may be under-served.

With regard to competition among providers, the Applicant also notes that the Virginia
General Assembly recently enacted and the Governor signed into law legislation
requiring the State Health Commissioner to consider, among the 21 statutory criteria
against which COPN applications must be evaluated, “the extent to which a [proposed
health care facility will] introduce institutional competition into a health planning region.”
See Va, Code § 32.1-102.3(B)(21). The General Assembly has recognized, as Loudoun
County did when it inserted the concept of “choice for health care consumers” into the
RGP’s Health Care policy goals, that the concentration of services in a single, large,
regional health care system can be detrimental to health care consumers. As a result,
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going forward, COPN applications must demonstrate that their approval furthers the goal
of competition and, by extension, choice for consumers.

Finally, the Applicant reminds Staff that the Board of Supervisors previously considered
the Staff's conclusions in 2005 that the proposal to establish BRMC conforms with the
Health Care policies of the RGP and did not contest the Staff's conclusions. Although
members of the prior Board of Supervisors did vote to deny earlier zoning applications
for BRMC, the purported reasons for that denial did not include inconsistency with the
RGP’s Health Care policies. Thus, the Staff's analysis of the Health Care policies
already has been affirmed by the Board once. The principal issue before the Board of
Supervisors today, therefore, is whether the Staff’'s continued support for the full BRMC
proposal alse should be affirmed. We strongly submit that it should.

2. Staff recommends that if additional areas of vegetation outside of the designated tree

save areas can be retained through the grading process, that the applicant make their best
effort to preserve them.

Please see the Applicant's response to ERT comment #5 above.

3. Staff requests that bio-retention areas and vegetated filter strips be included with this
project because of the extensive amount of impervious surface even with structured parking

facilities. Specifically, filter strips could be placed at the edges of or between parking fots
consistent with design principles.

Please see the Applicant's response to ERT comment #7 above. -

ZONING

Except as .discussed herein, the Applicant has revised its plans, proffers and conditions to
address the majority of the Zoning Staff's comments, including the addition of (a) a Zoning
Modification request for ZCPA 2008-0001 concerning access to a commercial development via
private streets (Section 4-110(B)), and (b) separate Zoning Modifications for both ZCPA 2008-
0001 and ZCPA 2008-0002 of Sections 4-109(D) and 4-110(J} concerning the buffer yards to be
provided in commercial areas adjacent land bays zoned for residential uses. The first
modification recognizes that existing Education Court, which is a secondary entrance to the
proposed hospital, was constructed as a private street prior to the recent Zoning Ordinance
changes requiring all streets serving a commercial development {o be public.

The second set of modifications clarify that the Applicant will install the previously-proffered
buffer along the Property’s frontage on Route 659 in lieu of the Ordinance’s required Type 3

buffer, as the proffered buffer offers a greater level of screening than does the revised Type 3
buffer set forth in the Ordinance.

The Applicant also has added a new proffer to ZCPA 2008-0001 to address the need for a

buffer between the Broadlands portion of the Property and the Fallen Willow Farm portion.
Aithough the Applicant does not believe such a buffer is or would be required due to the Fallen
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Willow Farm’s subsequent rezoning from residential uses (for which a buffer would be required})
to PD-OP (for which no buffer is required), the Applicant nevertheless agrees with Staff that
clarification of this issue would be helpful.

In addition, the Applicant notes that several Staff comments suggest that the Applicant must
include as part of its Lot Coverage calculations the area of above- and below-grade structured
parking facilities. The Applicant suggests that the Staff's analysis is not correct. Instead, as we
subsequently have discussed, the Ordinance’s definition of Lot Coverage specifically excludes
nonresidential parking structures from lot coverage calculations. Thus, no change to the
Applicant’s plans are required. ,

The Applicant also notes that, in response to comment V.14 to SPEX 2008-0028, Sheet 6 of the
Applicant’'s SPEX plat is provided for illustrative purposes only, and the layout of the surface
parking on the illustrative plan does not govern the Applicant’s development. Instead, Sheet 3
of the SPEX plat is the governing plan.

| trust that these responses adequately address the Staff's comments. Please let me know if
you have questions or need additional information. Thanks.

Mark C. L

372049 v4/RE
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3914 Centreville Road / Suite 330 / Chantilly, VAZ20151
MEMORANDUM
TO: Tom Van Poole Virginia Department of Transportation
Art Smith Loudoun County OTS
CC: John Massey CESP, Inc
Mark Looney OooHo% Godward Kronish LLP
Ryan David Urban Lid. g m H@ _rm r_ ,,H m j
FROM: Cheryl Sharp, P.E. . ,M C
Christopher M. Tacinelli, P.E. _.jrr AUG 1 12008 __
DATE: August 6, 2008

LANNING DEPARTMENT

SUBJECT: Response to Comments for Broadlands Regional Medical Center
Loudoun County Application Numbers SPEX 2008-0028, ZCPA 2008-0001,
and ZCPA 2008-0002

The purpose of this memorandum is to address comments received from the Virginia Department of
Transportation dated July 11, 2008 regarding the transportation aspects of the Broadlands Regional

Medical Center application. Responses to the issues highlighted by the VDOT staff are addressed in the
following sections.

VDOT COMMENTS:

1) It takes an unreasonably long time to navigate through Synchro files because of the time the model takes to
redraw and load the file. I believe the problem is inclusion of several un- connected links to the main network,
for the purpose of showing future connections, Since these links serve for presentation only and do not play a
role in the analysis, I would recommend .SEum the un-connected links out @a the model and resubmit. [ would

agree that the results would not change, however it is important that Synchro files are easy to navigate for
review purposes.

Comment noted. The unconnected links were removed from the model.

2) Figure 3 Existing Traffic Volumes -The left and right turn volumes on WB Intersection 3 and EB Intersection 5
and 6 are switched. Synchro files however show the correct volumes. It suffices to only correct volumes shown

on the figure.

Comment noted. We confirm that itisa typographical error on the graphic and not
in the analysis, and the analysis results were not affected by this error. This was
updated in the revised report.

TRANSPORTATION, TRAFFIC and PARKING www. gorovesfade,com
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3) Input the correct turn bay lengths onto the Synchro model. The model currently shows turn lanes extending all
the way back to the upstream intersection, adding incorrect number of thru lanes to the main artery (e.g.,
Broadlands is shown as four thru lanes in one direction.) This would effectively show the network operating

better than actual and may produce erroneous results.

The analysis results are based on the Highway Capacity Manual (HCM) 2000
methodology, a methodology that is standard and acceptable to YDOT and local
jurisdictions within the Northern Virginia region. Per page 16-1 of the HCM, the
manual notes that limitations exist for the methodology, including challenges with
measuring the impacts of turn lanes in relation to through traffic and intersection
operation. Nevertheless, the study intersections shown in the model were revised to
reflect the appropriate lane configurations, as requested. The revised analysis
indicates that the capacity and level of service performance measures were not
affected by turn bay length discrepancies and did not have an effect on the results
presented in the original analysis.

4) Is it possible to include a table showing "other developments" that are preferred for the improvements mentioned
on Page 14 and in the conclusion?

The improvements identified in the future without development scenario are those
that are needed in order to achieve a LOS ‘D’ or better based on County standards.
Many of the identified improvements will be funded by the “Route 659 Road Club”.
The “Road Club” consists of several developments in the area, including but not
limited to developments such as Broadlands/Broadlands South, Corro Development,
Belmont Glen/Rouse, and Goose Creek, which contribute funds to the improvement
of Route 659.

5) In the analysis of "Future With Development" on page 22, the study claims that the failing northbound
approach at the intersection of Broadlands Blvd and Belmont Ridge Road can be fixed with minor signal timing
adjustments. However, this intersection does not currently exist and the signal timing data couldn't have come

from VDOT. One would assume that the engineer used optimized signal timings during the analpsis of "Future
Without Development" which yielded a LOS D/52.8 for the northbound approach (see page 14.)

The analysis was updated to reflect identical signal timings in both the future with

and without development scenarios. The results are presented below as well as in
the revised mE&%.

TRANSFORTATION, TRAFFIC and PARKING www.goroveslade.com
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Broadlands Boulevard and Belmont Ridge Road

AM Peak Hour

PM Peak Hour

LOS Delay {s/veh)

LOS Delay (s/veh)

Future Without Development

Overall Intersection (Signatized) c 30.2 B 19.1
Easibound Approach D 50.7 D 49.1
Westbound Approach A 4.9 A 6.8
Northbound Approach B 53.7 C 25.9
Southbound Appioach B 18,2 B 184
Future With Development (using variable ‘Beds")
Overall Intersection (Signalized) C 279 c 20.6
Eastbound Approach ] 50.7 D 49,2
Westhound Approach A 5.4 A 7.2
Norihbound Approach D 53.3 c 31.0
Southbound Approach 3 12.3 B 18.2
Future With Development (using variable ‘Square Footage’)
Qverall Intersection (Signalized) D 39.3 c 24.4
Easibound Approach D 50.7 D 493
Westbound Appreoach A 7.2 A 8.2
Northbound Approach D 47.0 D A1.5
Southbound Approach D 40.1 c 20.1

6) So, if signal timings are the same (and should be the same) in both scenarios (Future With Development and
Future Without Development) then why the deterioration in the LOS?

Please see response to Comment #5. The results do not show deterioration below a

LOS ‘D’ with the revised mmmsmh Hmamﬁmm.

7) The "square footage" vs. "number of beds" as the independent variable to be used for the trip generation
numbers should have been finalized at the scoping meeting prior to the initiation of the study. Nonetheless,

there is a significant difference between the trip generation numbers depending on which variable is used (see

table below)

Table I -Variable Comparison \E\ Hospital ITE Land Use Code 610

AM Peak PM Peak Daily
Variable In QOut Total In Out Total Total
# of Beds 61 26 87 65 114 179 2,951
Square Footage 338 165 503 170 343 513 6,139
% Increase 454% 535% 478% 162% 201% 187% 108%

Additionally, the sample size used in the ITE Trip Generation, 7" Edition for each variable is comparable, thus
making both variables statistically reliable (7 and 14 studies for AM and PM peak hour for # of Beds vs. 5 and
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9 studies for Square Footage)

Pending Loudoun County's agreement, VDOT recommends using "square footage" as the independent variable
4 Ly 5 ag g 39 g P

to determine trips generated by the %nﬂ.rd\.

The number of beds is a more appropriate variable to use compared to the square
footage of the hospital, as it is both more precise and can more accurately reflect the
number of employees, patients and visitors. Many new hospitals have private rooms
rather than the shared rooms in older hospitals, thereby making the square footage
higher without changing the bed count, number of employees needed, and number
of visitors to the hospital. The square footage of a hospital may vary as well based on
how much mechanical/core, laboratory, and testing area there is. In addition, the
“number of beds” variable in the Institute of Transportation Engineers (ITE) Trip
Generation, 7*" Edition, has a larger sample size for each time period, making the rate

for calculating and estimating vehicle trips more statistically reliable than the square
footage variable.

If the square footage of the hospital is to be used, it should be net square footage.
On average, the net square footage of a hospital is approximately 60-65% of the gross
floor area. Using the net square footage in the trip generation calculations produces
results that are closer to those when using the ‘number of beds’ variable, reducing
the discrepancy in the results of the two variables.

For the reasons above, we maintain that using the number of beds variable for the
hospital land use in the Trip Generation manual is a more reliable way to estimate
the trips that will be generated by a new hospital during the peak periods.

8) A quick look at the volumes shown on m.p.%nwm 13 "Future with Development Based on Square Footage" indicates

that some left turn lanes warrant an additional lane (intersections 3, 6, 7, and 8). Please perform a left turm

lane warrant analysis based on VDOT standards and guidelines.

The left turn warrant analysis would show whether a single left turn bay is required
at an intersection, but each of these intersections already has a left turn bay. YDOT’s
Road Design Manual points out that a dual left turn movement is desirable where
peak left turn volumes exceed 350 vph. However, the capacity analysis shows that
these intersections operate with acceptable levels of service without the second left
turn, due to lower through volumes and side street volumes.

9) Table 9 shows the LOS for "Future with Development Based on Square Footage" which is not much different
than the “Future with Development Based on #Qq Beds" although the volumes have been significantly increased
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(see table 1 above). In certain cases the LOS has improved although volumes are quadrupled. Please verify the
analysis is accurate and all input parameters are inputted correctly.

Comment noted. The analysis was rechecked and found to be accurate. The LOS
was shown as improved in the “square foot” scenario as it had different signal
timings than the “number of beds” scenario. In the revised analysis, the same signal
timings were used in the future without development and future with development

(both scenarios), as described in the response to comment #5 above. Please refer to
the revised report.

10) Failing intersection LOS is not justification for a traffic signal. Other remedial measures should be considered
prior to signalization. In the case of the intersection of Broadlands Blvd. and Site Driveway Intersection 4
under the Future Plus Six Years scenario, the failing approach is the southbound (exiting the site). Please

consider additional travel lanes or separate turn lanes as the mitigation measure.

Upon completion of the development proposed with the pending application (i.e.,
2011 build-out scenario), the intersection operates at an acceptable Level of Service
(LOS) without a signal. The Future Plus Six Years scemario (2017} is used as a
planning tool, showing that there may be a need in the future for a signal at this
intersection, but not as a result of the development proposed with this application.

Under the Plus Six condition, the unsignalized approach at this intersection results
in a LOS F with 116.7 seconds of delay, even with a separate southbound right turn
bay (was included in the analysis, but mistakenly not included on the graphic).
However, when rechecking the analysis, it was found that by reducing the critical
gap parameter in Synchro by a reasonable amount (25%) resulted in acceptable
levels of service without needing a signal at this intersection. Thus, the intersection
should be reanalyzed in the future once the development and site entrance are
established to evaluate whether there is a need for a signal at this intersection.

11) The emergency access point from Belmont Ridge Road (Intersection 2) should be limited to ingress to the site
only. Egress can be done via other access points along Broadlands Blvd.

The purpose of this emergency access point is to ensure that emergency vehicles
accessing the medical campus are directed away from nearby residential streets to
the extent possible. While inbound emergency vehicles are more likely to use sirens
and other notification devices than outbound vehicles, it also is quite common for
such vehicles to initiate new emergency responses shortly after delivering patients
to a hospital. Having the option of leaving the medical campus through the
dedicated access point ensures that any noise impacts are minimized.
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The Applicant suggests that details concerning operation of the emergency access
point, including signage and control measures, can and should be determined as
part of site plan approval for the hospital use.

12) Under Executive Summary, Page VI, Section, "Future Conditions With Development (2011), 5 paragraph
states that, "At the scoping meeting VDOT requested a comparison analysis for the n.%n impact based on the
traffic generation forecast for hospital based on the square foot of the hospital as the independent variable.™
This is incorrect. It was not a request but suggested to look in to trips generated by SIMILAR hospital in the

region. There was no request for an analysis based on square &wo&%l Please correct the statement,

Comment noted.

13) Provide a map showing the location of the background developments considered for this study.

A figure is attached to this memorandum showing the locations of the background
developments as requested.

14) Provide site's trip distributions by % in addition to turning movements shown in figure §.

Emﬁ.n 8 has been ﬂﬁ&mﬁmn.— to include the ﬂ.ﬂu distribution percentages.
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Figure 1: Locations of Background Developments
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